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Please reference Exhibit A, Project Plans, and Exhibit B, Applicant Letter, for additional project
details.

1. RECOMMENDATION

Staff recommends that the Staff Hearing Officer approve the project, subject to the findings and
conditions in Section V of this report.

M. SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION

Applicant: John Eisenbeisz Property Owner: Douglas J. Cicileo

Parcel Number: 039-032-033 Lot Area: 5,663 sq. ft.

General Plan: Medium Density Residential Zoning: R-2 (Two-Unit Residential)
(12 DU/Acre)

Existing Use: Single Family Residential Topography: 1%

Adjacent Land Uses:

North — C-R; 1415 San Andres Street — Commercial (1-story)

East — R-2; 714 W Sola Street — Multi-Unit Residential (2-story)

South — R-2; 719 Western Avenue — Single Family Residential (2-story)
West — R-2; 716 Western Avenue — Single Family Residential (1-story)

B. PROJECT STATISTICS
Existing Proposed
Residential 762 sq. ft. (net) 762 sq. ft. (net)*
Garage - 409 sq. ft. (net)
Accessory Space i
(Laundry Room) 68 5q. Tt. (gross)
Accessory Dwelling Unit - 518 sq. ft. (gross)

* =no change
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C. PROPOSED LOT AREA COVERAGE
Building 1,369 sq. ft. (gross) (24.17%)
Hardscape 414 sq. ft. (gross) (7.310%)
Landscape 3,880 sq. ft. (gross) (68.52%)

D. FLOOR-AREA RATIO (FAR)

Maximum Guideline FAR: .462 (2,616 square feet (net))
Existing FAR: .135 (762 square feet (net)); 30% of the required maximum.
Proposed FAR: .310 (1,757 square feet (net)); 68% of the required maximum

IV.  DISCUSSION

The subject lot is developed with an existing one-story single family residence. The proposed
project includes construction of a two-car garage, attached laundry room, and Accessory
Dwelling Unit atop the garage. The subject parcel has two frontages along Western Avenue, and
thus is subject to two 20°-0” front setbacks. The proposed two-story accessory building would
be partially located within one of the front setbacks.

Design Review

The subject project is exempt from Design Review by the Single Family Design Board (SFDB).
Under the City’s ordinance governing the permitting of Accessory Dwelling Units, a ministerial
design review process is applicable (SBMC §30.185.040.T). However, the original scope of work
for the application did require review by the SFDB, as the project description changed from
*accessory space” to an “accessory dwelling unit.” The SFDB reviewed the project on May 14,
2018 and noted that the proposed two-story accessory building is “aesthetically appropriate” and
would “not pose consistency issues with SFDB Design Guidelines.” The full minutes are
included in Exhibit C. The project does not need to return to SFDB for any approvals for the
accessory building, as discretionary design review is no longer applicable; however, the project
does need to return to the SFDB for approval of the Minor Zoning Exceptions (more information
below).

Minor Zoning Exceptions

The project requires multiple Minor Zoning Exceptions for fence heights — two from the Single
Family Design Board (SFDB) and one from the Public Works Director. The existing fence along
the southern interior lot line measures at 8’-10”. Fences on interior lot lines are to be no taller
than 8’-0” unless a Minor Zoning Exception is approved by the applicable Design Review board
(SBMC 830.140.110.E.2), in this case, the SFDB. Due to the orientation of the driveway and lot
lines, the fence along the interior lot line is also within 10°-0” of a driveway; however,
Transportation staff reviewed the fence and since it is located approximately in-line with the
garage, no Minor Zoning Exception from the Public Works department is required for the fence
on the interior lot line to exceed 3’-6” within 10°-0” of a driveway.
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The fence along the front lot line measures 7°-10” in height and is proposed to be cut down to
7°-6”. It requires a Minor Zoning Exception from the SFDB to exceed 3’-6” within 10°-0” of a
front lot line (SBMC 830.140.110.E.2). The fence also exceeds 3’-6" within 10°-0” of a driveway
and will require a separate Public Works Minor Zoning Exception, to be reviewed and approved
by the Public Works Director. Transportation staff have reviewed the fence and noted support of
the fence height.

The SFDB previously reviewed the project as a whole and offered positive comments. The
project will return to the SFDB for review and approval of the Minor Zoning Exceptions for
fence height after the review of the Modification by the Staff Hearing Officer.

Zoning Violations

Z1R2016-00217 and ENF2016-00835 note that a garage on the site was demolished and never
replaced. The subject application would abate this violation by providing two parking spaces in
a garage for the existing primary unit. Per SBMC 830.185.040.R, no parking is required for the
Accessory Dwelling Unit.

During the staff site visit on September 11, 2018, a large storage unit was located in the open
yard to serve as a make-shift garage. The unit is large enough to require a building permit and
there is no such permit is on file. A condition of approval is included in Section V of this report
to note that, prior to Building Permit final inspection, the storage unit will be removed from the
site, as it is not an allowable encroachment into the open yard and is unpermitted.

Open Yard Reduction

For single family residential development, typically 1,250 square feet of open yard, with
minimum dimensions of 20°-0” x 20’-0” is required. However, pursuant to SBMC
830.185.040.0, the required open yard may be reduced to construct an Accessory Dwelling Unit.
The subject lot is 5,663 square feet in size; therefore, the applicable reduced open yard is 500
square feet with minimum dimensions of 15°-0” x 15’-0”. With the proposed project, the lot
would have 1,294 square feet of open yard distributed in two locations on the site, with both areas
meeting the minimum dimensions. Therefore, no Open Yard Modification is required.

Modification Requests and Required Findings

The applicant is requesting a Front Setback Modification to allow the construction of the
proposed two-story accessory building within the 20°-0” front setback from the right-of-way of
Western Avenue. Per SBMC Section 30.250.060.F, the Staff Hearing Officer is required to make
the following findings to approve the requested Modification:

1. The Modification is consistent with the general purposes of this Title or the specific
purposes of the zoning district in which the project is located; and

2. The Modification is necessary to accomplish any one of the following:
a. Secure an appropriate improvement on a lot; or

b. Prevent unreasonable hardship due to the physical characteristics of the site or
development, or other circumstances, including, but not limited to, topography, noise
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exposure, irregular property boundaries, proximity to creeks, or other unusual
circumstance; or

c. Result in development that is generally consistent with existing patterns of
development for the neighborhood, or will promote uniformity of improvement to
existing structures on the site; or

d. Construct a housing development containing affordable residential units rented or
owned and occupied in the manner provided for in the City's Affordable Housing
Policies and Procedures.

Front Setback Modification

The subject lot juts out and carves a space into Western Avenue, creating two front lot lines (see
image below, front lot lines shown in red).

— ™

Left: The red lines illustrate the two front lot lines
that correspond to the right-of-way along Western
Avenue. The smaller front lot line is what creates the
front setback that the proposed accessory building
would encroach into.

Please note, the aerial imagery is not aligned
perfectly for survey purposes.

Both front lot lines create 20°-0” front setbacks for the property. The proposed accessory
structure would respect the longer of the two front setbacks; however, a 61 square foot (gross)
area, measuring approximately 15°-0” x 4’-0”, would encroach into the shorter of the two front
setbacks.

The encroachment is very minor, and given that the proposed project is aligned on two other
setback lines (eaves encroach into the southern interior setback an allowable distance per SBMC
830.140.090.C.1) and the project meets open yard requirements, staff is supportive of the
proposed location on the site. The front setback encroachment is a technicality of where the right-
of-way is located along Western Avenue; while the area in question is technically within a front
setback, when a person is on-site, it appears to be typical side yard. The garage, laundry room,
and Accessory Dwelling Unit above are appropriate improvements on the lot, as the garage would
abate ENF2016-00835, there is currently no laundry amenity on-site, and an Accessory Dwelling
Unit is allowed by the City’s ordinance and State Law.
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Environmental Review

According to the City’s Master Environmental Assessment Report, the project is located in an
archaeological sensitivity overlay area. The applicant submitted an Archaeological Letter Report
that the Environmental Analyst reviewed and accepted. In agreement with the submitted report,
a standard condition of approval related to the unlikely discovery of archaeological artifacts is
included in Section V of this report.

The parcel is located in the Demolition Review Study Area. The Urban Historian reviewed the
existing development and determined that the existing structure is not eligible as a historic
resource. No impacts to any historic structures are anticipated as a result of the proposed project.

Since more than 500 square feet of new impervious surfaces are anticipated, the project is subject
to Storm Water Management Plan (SWMP) Tier 2 best management practices.

The scope of the entire proposed project can be found exempt from the California Environmental
Quiality Act (CEQA) under categorical exemption 15303 (New Construction or Conversion of
Small Structures) and 15305 (Minor Alterations in Land Use Limitations).

FINDINGS AND CONDITIONS

The Staff Hearing Officer finds that the Modification is consistent with the purposes and intent
of the Zoning Ordinance and is necessary to secure an appropriate improvement on the lot and
prevent unreasonable hardship due to the physical characteristics of the site. The subject lot is
restricted by two front setbacks due to the parcel’s boundaries along two areas of right-of-way
of Western Avenue. Approximately 61 square feet of a proposed garage and second story
Accessory Dwelling Unit are proposed to encroach into what is technically a front setback on the
lot. The minimal encroachment will still allow light, air, and general relief from buildings within
the setback. The proposed development respects all other setbacks, including the other applicable
20’-0” front setback, and, even with the project, the site plan would be organized so that open
yard requirements are met. The garage, laundry room, and Accessory Dwelling Unit are
appropriate amenities on the site. The garage would abate ENF2016-00835 by providing covered
parking for the existing residential unit (no parking is required for the Accessory Dwelling Unit),
the laundry room would provide an amenity currently not available on-site, and the Accessory
Dwelling Unit is an allowable improvement to R-2 zones per the City’s ordinance and State law.

This approval is subject to the following conditions:

1. Removal of Storage Unit. Prior to the Certificate of Occupancy of the effectuating
Building Permit, the storage unit observed during staff’s September 11, 2018 site visit
shall be removed from the site. If the project does not commence, then the storage
unit shall be referred to City code enforcement.

2. Archaeological Resources Contractor Notification. Standard discovery measures
shall be implemented per the City master Environmental Assessment throughout
grading and construction: Prior to the start of any vegetation or paving removal,
demolition, trenching or grading, contractors and construction personnel shall be
alerted to the possibility of uncovering unanticipated subsurface archaeological
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Exhibits:

features or artifacts. If such archaeological resources are encountered or suspected,
work shall be halted immediately, the City Environmental Analyst shall be notified
and the Owner shall retain an archaeologist from the most current City Qualified
Archaeologists List. The latter shall be employed to assess the nature, extent and
significance of any discoveries and to develop appropriate management
recommendations for archaeological resource treatment, which may include, but are
not limited to, redirection of grading and/or excavation activities, consultation and/or
monitoring with a Barbarefio Chumash representative from the most current City
qualified Barbarefio Chumash Site Monitors List, etc.

If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately. If the Coroner determines that the remains
are Native American, the Coroner shall contact the California Native American
Heritage Commission. A Barbarefio Chumash representative from the most current
City Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Environmental Analyst grants authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City Qualified
Barbarefio Chumash Site Monitors List shall be retained to monitor all further
subsurface disturbance in the area of the find. Work in the area may only proceed
after the Environmental Analyst grants authorization.

A final report on the results of the archaeological monitoring shall be submitted by
the City-approved archaeologist to the Environmental Analyst within 180 days of
completion of the monitoring and prior to any certificate of occupancy for the project.

A. Site Plan (under separate cover)

B. Applicant's

letter, dated September 28, 2018

C. SFDB Minutes, dated May 14, 2018

Contact/Ca

se Planner: Stephanie Swanson, Assistant Planner

(SSwanson

@SantaBarbaraCA.gov)

630 Garden Street, Santa Barbara, CA 93101
Phone: (805) 564-5470 x4569






City of Santa Barbara
California

*** SEPARATELY DISTRIBUTED EXHIBIT A ***

Exhibit A: The exhibit for this Staff Report has been distributed separately.
A copy of the site plan is available for viewing at the Planning
and Zoning Counter located at 630 Garden Street,
Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m.,
Monday through Thursday, and every other Friday.

Please check the City Calendar at www.SantaBarbaraCA.gov to
verify closure dates.

EXHIBIT A


http://www.santabarbaraca.gov/







The Minor Zoning Exceptions that are being requested are:

1. To allow the existing fence at a height of 7'-10" on the front property line
along Western Ave. to exceed the maximum height limitations.
2. To allow the existing fence at a height of 8'-10" on the interior property line to

exceed the maximum height limitations.

Sincerely,
John Eisenbeisz, AlA
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6. Provide a lighting plan, and exterior lighting details and locations, including any
lighting proposed at the entry drive, the site, and any proposed lighting at the
address element location at the entry to the site.

7. If other than the approved original exterior stone material is proposed, provide
a photograph or sales cut sheet of the exterior wall finish details, including
poured colored concrete details and configuration.

8. On plan Sheet A-1.2, provide a clear alternative graphic of the definitive
resolution of the difference and changes made from the previously approved
original floor plan configuration in the northwest corner so the Board can clearly
understand the change made in agreement with the adjacent property owners.

Action: Sweeney/Moticha, 5/0/0. (Ferrell and Miller absent.) Motion carried.

CONCEPT REVIEW - NEW ITEM: PUBLIC HEARING

4.
(4:35)

717 WESTERN AVE R-2 Zone
Assessor's Parcel Number: 039-032-033
Application Number: MST2018-00197
Owner: Douglas J. Cicileo
Applicant: John Eisenbeisz

(Proposal to construct a new detached 478 square foot two-car garage with 519 square feet of
accessory space and storage above. A new driveway is also proposed. There are no proposed
alterations to the existing 762 square foot one-story single residential unit. The proposed total of
1,758 square feet of development on a 5,663 square foot lot is 68% of the maximum allowable
floor-to-lot area ratio (FAR). Staff Hearing Officer review is requested to allow the proposed
garage and accessory space to encroach within the required front and interior setback and an
open yard modification request.)

(Comments Only. Project requires Staff Hearing Officer review.)

Actual time: 5:42 p.m.

Present: John Eisenbeisz, Applicant, DMHA Architects

Public comment opened at 5:51 p.m., and as no one wished to speak, it closed.

Motion: Continue to the Staff Hearing Officer for return to Consent with comments:
1. The proposed modifications to allow the proposed garage and accessory space
to encroach within the required front and interior setback and an open yard
modification request are aesthetically appropriate. The proposed modifications
do not pose consistency issues with SFDB Design Guidelines or City
Ordinances.
Action: James/Ferrell, 6/0/0. (Miller absent.) Motion carried.
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